THE    IMPACT  ON   LAND    VALUE   OF    A    MAJOR 
HIGHWAY     INTERCHANGE     NEAR    A     METRO- 
POLITAN    AREA 


DECEMBER    1973   -  NUMBER    34 


x>e^ 


F.  A.     BROWN 
H.  L.     MICHAEL 


JOINT  HIGHWAY  RESEARCH  PROJECT 

PURDUE    UNIVERSITY     AND 

INDIANA    STATE    HIGHWAY     COMMISSION 


Interim  Report 

THE  IMPACT  ON  LAND  VALUE  OF  A  MAJOR  HIGHWAY 
INTERCHANGE  NEAR  A  METROPOLITAN  AREA 


73-3? 


TO:    J.  F.  McLaughlin,  Director 

Joint  Highway  Research  Project 

FROM:   H.  L.  Michael,  Associate  Director 

Joint  Highway  Research  Project 


December  13,  1973 
Project:   C-36-64F 
File:   3-5-7 


Attached  is  an  Interim  Report  on  an  HPR  Part  II  Study 
titled  "Highway  Impact  Studies  in  Indiana".   The  Report  is 
titled  "The  Impact  on  Land  Value  of  a  Major  Highway  Inter- 
change Near  a  Metropolitan  Area"  and  has  been  authored  by 
Messrs.  Fred  Brown  and  Harold  Michael  of  the  JHRP  Staff. 
The  Report  1s  the  last  Interim  Report  on  this  HPR  Study 
whose  financing  terminated  June  30,  1971,  and  will  be 
followed  by  a  Final  Summary  Report  on  this  10-year  research 
study. 

The  lateness  of  this  Interim  Report  resulted  from  a 
number  of  unexpected  events  which  voided  all  plans  for  its 
earlier  completion.   Much  of  the  data  reported  herein  was 
collected  in  1967  and  1968  and  planned  for  reporting  in  1969 
The  researcher  working  on  the  Study,  however,  developed 
emotional  and  mental  problems  and  left  the  staff  without 
completing  the  study.   A  second  researcher  then  attempted 
to  salvage  the  original  data  and  collected  more  but  he  too 
left  the  University  in  1971  before  preparing  an  analysis 
and  report.   The  two  authors  of  the  attached  report  then 
undertook  to  salvage  the  work  and  during  the  last  two  years 
without  funding  from  the  study  and  hence  of  necessity  in 
spare  time  have  reviewed  the  collected  data,  ascertained  its 
accuracy,  analyzed  1t  and  prepared  the  report. 

The  Report  1s  about  changes  1n  land  values  and  land  use 
which  occurred  during  the  period  1960-1967  1n  the  vicinity 
of  the  I  -65  - 1  -465  Interchange  at  the  northwest  edge  of 
Indianapolis.   Land  use  as  of  1973  1n  the  study  area  1s 
also  Included. 


The  Report  is  presented  for  the  record 
as  partial  fulfillment  of  the  objectives  of 
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and  for  acceptance 
this  research  study. 


Harold  L.  Michael,  Associate  Director 
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ABSTRACT  (HIGHLIGHT  SUMMARY) 


Brown,  F.  A.  and  Michael,  H.  L.,  "The  Impact  on  Land 
Value  of  a  Major  Highway  Interchange  Near  a  Metropolitan 
Area",  J.H.R.P.  Number  34,  December  1973. 

As  one  portion  of  a  research  project  on  highway  Impact 
studies  1n  Indiana,  the  effect  on  land  value  of  construction 
of  the  Interchange  between  1-65  and  1-465  at  the  northwest 
edge  of  Indianapolis  was  studied.   Sale  prices  for  the  years 
1960  through  1967  of  property  within  one  mile  of  the  four 
adjacent  service  interchanges  to  this  Interchange  were  ob- 
tained.  As  location  of  the  highway  facilities  had  been 
announced  during  the  period  1958-1962,  before  values  of  the 
property  were  assumed  to  be  three  times  the  1960  assessed 
values  . 

Analysis  of  the  data  indicated  that  the  highway  Improve- 
ment had  significant  Impact  on  land  value,  with  such  Impact 
being  most  often  an  Increase.  The  amount  of  the  Increase  was 
affected  by  nearness  to  an  Interchange,  nearness  to  the  dty, 
completeness  of  the  Interchange,  and  strategic  location  of  the 
property  relative  to  its  potential  use  as  a  commercial, 
motorist  service  land  use. 

Land  use  changes  in  the  area  were  found  to  be  as  yet 
(1973)  few.  The  land  value  changes  apparently  resulted  from 
speculation  of  future  development  which  would  result  from 
the  highway  improvement. 

A  few  case  studies  of  property  sales  are  also  included. 


INTRODUCTION 


The  transportation  system  of  a  country  1s  one  of  the 
most  important  factors  in  a  country's  future  economic  progress. 
There  has  never  been  an  advanced  area  that  has  not  had  the 
most  advanced  transportation  system  for  Its  time.   Without 
the  transportation  facilities  as  exist  today,  economic  and 
social  activities  could  be  conducted  1n  this  country  1n  only 
a  limited  and  local  way.   But  research  Into  better  transpor- 
tation must  continually  be  active  for  continued  advancement 
to  occur. 

One  of  the  basic  components  of  the  transportation 
system  in  this  country  is  the  vast  network  of  highway 
facilities.   Our  most  recent  advancement  1n  this  area  has 
been  the  Interstate  System  and  other  controlled-access 
facilities.   While  this  type  of  highway  has  many  benefits, 
little  was  known  in  the  1 960 ' s  of  the  effect  that  these 
highways  and  other  highway  Improvements  had  on  the  adjacent 
1  and. 

To  supply  more  Information  1n  this  area,  many  states 
Initiated  research  projects  to  determine  the  Impact  of  high- 
way improvements  on  adjacent  areas.   Some  such  studies  1n 
Indiana  were  conducted  by  the  Joint  Highway  Research  Project 
of  Purdue  University  in  cooperation  with  the  State  Highway 
Commission  of  Indiana  and  the  Federal  Highway  Administration. 
This  project  was  begun  1n  1960  and  was  planned  over  a  period 
of  ten  years. 

Six  specific  types  of  major  highway  improvements  were 
chosen  for  inclusion  in  the  study.   These  were: 

Facility  1.   An  urban  by-pass  with  complete  control  of 
access 

A  rural  state  primary  highway  with  complete 
control  of  access 

An  urban  by-pass  with  little  or  no  control 
of  access 


Facility  2. 
Facility  3. 


Facility  4. 
Facility  5. 
Facility  6. 


Facility  2 


A  rural  state  primary  highway  with  little 

or  no  control  of  access 

A  bridge  and  its  approaches  on  a  state 

route  1n  an  urban  area 

A  major  Interstate  highway  interchange 

near  a  metropolitan  area 

The  facilities  corresponding  to  the  types  of  Improvements 
listed  above  are  (see  Figure  1): 

Facility  1.   The  Interstate  65  by-pass  around  Lebanon, 
Indiana 

A  13-mile  portion  of  Interstate  65  from  the 
south  end  of  the  Lebanon  by-pass  southeast- 
wardly  to  the  interchange  with  Interstate 
465  northwest  of  Indianapolis,  Indiana 
The  U.S.  31  by-pass  around  Kokomo,  Indiana 
U.S.  31  from  the  south  end  of  the  Kokomo 
by-pass  to  the  north  edge  of  Marlon  County, 
Indiana 

The  U.S.  231  bridge  over  the  Wabash  River 
connecting  Lafayette  and  West  Lafayette, 
Indiana 

The  Interchange  connecting  Interstate  65 
and  Interstate  465  northwest  of  Indianapolis, 
Indiana 

A  study  of  facility  2  was  conducted  and  submitted  1n  June, 

1961  (1).   Two  reports  on  facility  5  were  completed  1n  May, 

1962  and  May,  1968  (2,3).   In  October,  1964,  a  report  was 
submitted  on  facility  1  (4),  and  in  August,  1965,  a  report 
was  submitted  on  facility  3  (6). 

This  report  covers  studies  of  facility  6  made  during  the 
period  1964-1967  with  observations  made  1n  1968-69  and  1972-73. 
The  study  1s  of  the  Impact  on  land  use  and  land  value  of  the 
highway  improvement  of  Interest  (Facility  6). 


Facility  3. 
Facility  4. 


Facility  5. 


Facility  6. 
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Facility  4 


LOCATION     OF  FACILITIES 
Figure  I 


THE  STUDY  AREA 

The  City  of  Indianapolis 

The  city  of  Indianapolis,  Indiana,  has  been  the  state 
capital  since  1820.   Indianapolis  was  not  a  major  city  though 
until  the  1880's  when  1t  became  a  major  regional  market  cen- 
ter due  to  the  construction  of  seven  separate  railway  systems 
which  radiated  from  it. 

As  seen  in  Figure  2,  Indianapolis  1s  located  in  the 
center  of  the  state.   The  city  encompasses  most  of  Marlon 
County.   Seven  Interstate  freeways  converge  on  Indianapolis 
and  provide  a  degree  of  access  to  the, rest  of  the  national 
highway  network  greater  than  any  other  city  1n  the  country. 
These  Interstates  connect  Indianapolis  directly  with  Chicago, 
Illinois;  Louisville,  Kentucky;  and  Cincinnati,  Ohio. 

The  population  of  Indianapolis  1s  approximately  750,000. 
There  has  been  continuous  growth  and  1t  is  projected  that  the 
population  will  be  1,000,000  by  1985. 

Delimitation  of  the  Study  Area 

The  interchange  connecting  Interstate  65  and  Interstate 
465  was  chosen  as  the  specific  facility  to  be  studied  for  this 
type  of  highway  improvement.   As  can  be  seen  1n  the  more  de- 
tailed map,  Figure  3,  this  Interchange  1s  northwest  of 
Indianapolis.   This  Interchange  has  no  access  to  local  roads 
and  would  have  little  if  any  positive  effect  on  the  local 
land  values.   But  the  four  Interchanges  adjacent  to  1t  do 
provide  access  to  surrounding  property  and  were  Included  1n 
the  study  area.   These  Interchanges  were  labeled  A,  B,  C,  and 
D  as  shown  in  Figure  3. 

The  public  hearings  for  the  exact  location  of  Interchanges 
A,  B,  and  C  were  held  in  1958.   Thus  all  sales  of  property 
after  1958  might  be  considered  to  be  indicative  of  possible 
after  effects  for  these  Interchanges.   The  public  hearings 
for  Interchange  D  were  held  in  1962.   It  should  also  be 
noted  that  this  interchange  had  not  been  completed  during 
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FIGURE   3    -    LOCATION  OF  STUDY  AREA 


the  collection  of  the  data  reported  herein  but  "it  was  under 
construction  and  was  opened  to  traffic  the  following  year. 

The  area  of  maximum  effect  of  an  Interchange  has  been 
shown  to  be  within  one  mile  of  the  Interchange  (4).   This 
value,  therefore,  was  used  in  delimiting  the  study  area  -  all 
area  within  approximately  one  mile  of  Interchanges  A,  B,  C, 
and  D  was  Included.   Sales  of  property,  however,  are  recorded 
according  to  their  township,  range,  section,  and  parcel 
number.   For  ease  of  compilation  it  was  decided  to  Include 
all  of  the  land  of  any  section  which  was  within  one  mile  of 
the  four  interchanges. 

By  this  criteria,  the  study  area  was  delimited  to 
Sections  25,  26,  27,  28,  33,  34,  35,  and  36  of  Township  17 
Range  2;  Sections  1,  2,  11,  12,  and  13  of  Township  16  Range 
2;  and  Sections  6,  7,  and  18  of  Township  16  Range  3. 


COLLECTION  OF  DATA 

All  information  concerning  property  sales  was  obtained 
from  the  Marion  County  Auditors  Office.   Each  parcel  sale  was 
recorded  on  a  separate  form.   Each  form  included  Information 
concerning  parcel  number,  section  number,  acreage,  date  of 
sale,  buyer,  seller,  and  the  amount  of  the  Warranty  Deed 
Stamps.   It  has  been  shown  by  J.  A.  Fletcher  (1)  that  the 
amount  of  stamps  affixed  to  deeds  accurately  Indicates  the 
selling  price. 

The  assessed  value  of  the  parcels  was  also  obtained  from 
the  P1ke  Township  Assessors  Office.   These  values  were  also 
recorded  on  the  forms. 

Base  maps  for  the  study  area  were  obtained  from  the 
Marion  County  Metropolitan  Planning  Department.   These  maps 
were  put  together  and  the  location  of  the  Individual  parcel 
sales  were  marked.   This  completed  map  is  shown  1n  Figure  4. 
From  the  map  the  distance  of  the  Individual  parcels  to  the 
interchanges  was  computed  and  this  information  placed  on  the 
forms . 
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FIGURE    4    -    LOCATION   OF   PARCEL   SALES    IN   STUDY   AREA 


ANALYSIS  OF  DATA 


Land  Value 

The  topography  of  the  land  which  makes  up  the  study 
area  varies  a  great  deal.   The  land  around  Eagle  Creek  Res- 
evoir  and  Interchange  A  is  very  hilly  and  wooded  while  the 
land  around  Interchange  C  is  relatively  flat.   These  differ- 
ences in  topography  cause  a  difference  1n  land  value  and 
possibly  in  future  land  value  changes  and  made  questionable 
the  selection  of  any  distant  land  area  as  a  control  zone. 

It  was  decided  to  use  the  assessed  value  of  a  parcel 
as  the  "before"  value  of  the  property  and  improvement. 
Since  assessments  in  Indiana  are  one-third  of  the  true  value, 
the  figures  recorded  from  the  assessors  office  were 
multiplied  by  three.   It  was  realized  that  these  assessed 
values  are  usually  a  conservative  estimate  of  the  actual 
value,  but  since  all  parcels  are  assessed  equitably,  trends 
of  land  value  change  could  still  be  made. 

In  determining  the  sale  land  value,  one  other  assumption 
had  to  be  made.   The  sale  price  that  was  recorded  was  for 
the  land  and  any  improvements  on  the  land.   Where  the  land 
was  unimproved,  there  were  no  problems.   But  where  Improve- 
ments existed,  there  was  a  question  of  how  much  of  the  sale 
price  was  for  the  land  and  how  much  was  for  the  Improvement. 
Inasmuch  as  effects  of  the  highway  improvement  would  most 
often  be  entirely  on  the  land,  it  was  decided  to  use  the 
assessed  improvement  value  as  the  sale  value  of  the  Improve- 
ment.  Thus  the  sale  land  value  was  the  sale  price  minus  the 
assessed  improvement  value. 

The  assessed  and  sale  land  values  in  dollars  per  acre 
were  obtained  by  dividing  the  pertinent  land  value  by  the 
number  of  acres  of  the  particular  parcel.   The  land  value 
change  for  each  parcel  was  thus  the  difference  between  the 
sale  and  assessed  land  values  in  dollars  per  acre.   These 
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values  for  each  of  the  parcels,  along  with  the  Information 
from  the  forms,  are  tabulated  by  section  numbers  in  Appendix 
A.   A  plot  of  the  change  in  land  value  vs.  distance  from 
the  interchange  is  shown  in  Figure  5. 

As  can  be  seen  there  is  a  scatter  of  the  land  value 
changes.   The  reason  for  many  of  the  losses  in  land  value 
is  the  effect  on  residential  homes  that  in  the  after  period 
were  bordered  by  one  of  the  Interstates.   The  nuisance 
effect  of  the  Interstate  has  reduced  the  value  of  the  property 
and  of  the  improvement.   This  devaluation  was  not  so  large 
in  actual  dollar  value  per  case,  but  as  the  loss  was  entirely 
assigned  to  the  land  (as  noted  above)  and  when  the  loss  was 
divided  by  the  acreage,  which  was  almost  always  less  than 
one  acre,  some  land  value  loss  per  acre  was  substantial. 

The  very  large  Increases  in  land  value  change  per  acre 
were  due  to  two  main  causes.   The  five  large  Increases  at  a 
distance  of  3600  feet  were  from  sales  within  a  new  subdivision 
While  assessed  values  were  high,  approximately  $4,000  per 
acre,  the  selling  price  was  much  higher.   Most  of  the  other 
very   large  Increases  were  due  to  property  purchases  by  oil 
companies  who  paid  large  sums  of  money  for  small  parcels  of 
land  that  were  strategically  located  near  an  Interchange. 
Resulting  increases  of  land  value  were  as  high  as  $33,950 
per  acre. 

A  more  detailed  description  of  several  of  these  large 
increases  and  decreases  of  land  value  1s  found  in  Appendix  B. 

The  parcels  were  also  grouped  in  bands  according  to 
distance  from  the  nearest  interchange.   The  first  four  bands 
were  in  quarter-mile  increments  from  an  interchange  (0-1/4, 
1/4-1/2,  1/2-3/4,  and  3/4-1)  and  the  fifth  band  included  all 
those  properties  greater  than  one  mile  away. 

Then  for  each  band,  the  total  assessed  and  sale  values 
of  all  the  parcels  were  added.   These  totals  were  then 
divided  by  the  total  acreage  of  all  of  the  parcels  1n  that 
band.   The  difference  between  these  two  numbers  was  the  land 
value  change  for  the  band.   It  was  found  later  that  large 
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parcels  averaged  lower  land  value  changes  per  acre  than  small 
parcels.   As  there  were  more  small  parcels  this  procedure 
gave  lower  land  value  changes  per  acre  than  1f  1t  had  been 
analyzed  on  a  parcel  basis. 

Table  1  shows  a  summary  of  the  land  value  change  for  the 
four  interchanges  while  Tables  2,  3,  4,  and  5  are  for  changes 
at  Interchanges  A,  B,  C,  and  D  respectively.   As  can  be  seen, 
the  land  value  change  decreases  with  distance  from  the  Inter- 
change up  to  one  mile  and  then  Increases.   Although  the 
reason  for  this  increase  beyond  one  mile  1s  not  clear,  two 
factors  appear  to  be  contributing.   At  that  distance  from 
one  interchange,  some  land  becomes  similarly  located  relative 
to  another  interchange  and  several  large  plots  of  land  be- 
yond one  mile  appear  to  have  been  purchased  for  development 
as  subdivisions. 

Table  6  shows  a  comparison  of  the  totals  for  each  of 
the  interchanges  and  the  average  of  all  four.   The  reason 
for  Interchange  C  having  the  second  largest  increase  1s 
probably  because  it  is  the  closest  to  the  metropolitan  center 
and  will  be  the  first  affected  by  growth  of  the  city.   Inter- 
change A  is  the  farthest  away  and  has  the  smallest  Increase. 
Another  factor  which  is  affecting  land  value  changes  around  A 
is  the  Eagle  Creek  Reservoir.   Most  of  the  prime  land  around 
this  Interchange  is  either  part  of  the  Reservoir  or  has 
already  been  developed  as  a  residential  area. 

The  land  value  change  around  Interchange  B  1s  the  second 
lowest.   There  are  two  reasons  for  this.   First  1t  1s  farther 
away  from  the  city  center  and  growth  has  not  reached  1t  yet. 
But  more  Important  1s  the  fact  that  It  1s  not  a  complete 
interchange.   As  can  be  seen  in  Figure  4,  vehicles  may  enter 
only  onto  the  south-bound  lane  of  Interstate  465  and  only 
vehicles  traveling  1n  the  north-bound  lane  of  Interstate  465 
may  exit.   Thus  the  big  advantage  of  Increased  accessibility 
of  an  interchange  has  been  greatly  reduced  and  land  values 
have  not  changed  very   much.   This  interchange  is  so  close  to 
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the  main  interchange  of  Interstate  65  and  Interstate  465  that 
the  other  access  and  egress  ramps  cannot  be  built.   There  is 
another  interchange  two  miles  south  which  serves  all  directions 

As  has  been  mentioned,  Interchange  D  was  not  completed 
at  the  time  of  the  original  data  collection.   Yet  this  inter- 
change had  the  largest  Increase  in  land  values.   In  analyzing 
the  individual  sales  in  this  area,  it  1s  evident  that  the 
large  land  value  increase  is  due  primarily  to  speculative 
buying.   An  example  of  this  can  be  seen  in  Case  Study  3  of 
Appendix  B. 

For  all  of  the  interchanges  it  is  clear  that  the  location 
of  the  interchange  has  increased  the  land  value  over  that 
which  would  be  expected  from  inflation.   This  statement  can 
be  made  even  though  the  assessed  land  values  were  used  as 
the  "before"  land  values.   The  increases  1n  land  value  are 
so  large  in  comparison  to  the  assessed  land  values  that  some 
change  must  be  due  to  the  highway  facility  rather  than  under- 
estimated assessments  or  inflation. 

The  effect  of  parcel  size  on  land  value  changes  was  also 
investigated.   The  parcels  were  broken  down  Into  four  groups: 
those  of  less  than  five  acres,  those  of  greater  than  five 
acres  but  less  than  fifteen  acres,  those  of  greater  than 
fifteen  acres  but  less  than  twenty-five  acres,  and  those  of 
greater  than  twenty-five  acres.   The  total  sale  and  assessed 
land  values  of  all  of  the  parcels  in  each  group  were  added. 
These  values  were  divided  by  the  total  number  of  acres  1n  the 
group  to  get  the  sale  and  assessed  land  value  1n  dollars  per 
acre.   Again  the  difference  between  these  two  figures  was  the 
land  value  change.   The  results  of  this  procedure  are  shown 
in  Table  7. 

Table  7  shows  that  the  smaller  parcels  averaged  higher 
land  value  changes  per  acre  than  the  larger  parcels.   The 
parcels  in  the  group  of  less  than  five  acres  also  showed  the 
most  variance.   While  the  parcels  bought  by  oil  companies 
tended  to  have  very  large  increases,  the  nuisance  effect  of 
the  Interstate  tended  to  decrease  the  value  of  some  small 
residential  parcels. 
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A  similar  method  of  analysis  was  used  to  see  1f  there 
were  any  trends  in  sales  and  value  changes  by  years.   The 
parcel  sales  were  grouped  by  individual  years  except  for 
those  before  1960.   As  Table  8  shows,  there  does  not  seem  to 
be  any  particular  trend.   It  is  evident,  however,  that 
metropolitan  growth  is  starting  to  reach  the  study  area.   The 
large  number  of  acres  that  have  been  sold  during  the  last 
few  years  of  the  study  Indicates  growing  interest  in  develop- 
ment in  the  study  area.   The  reason  for  the  loss  1n  land 
value  of  the  parcels  sold  before  1960  is  that  one  parcel 
sold  for  over  $10,000  below  Its  assessed  value.   This  parcel, 
however,  should  not  have  been  seriously  affected  by  the 
Interstate  and  the  explanation  for  the  decrease  1s  not  known. 

An  analysis  was  also  made  to  see  1f  there  was  any 
effect  on  land  values  of  land  that  1s  served  by  two  Inter- 
changes.  From  the  geometries  of  the  Intersecting  Interstates, 
the  area  that  was  so  studied  are  those  parcels  located  between 
Interchanges  A  and  D  and  those  located  between  Interchanges 
B  and  C.   The  same  method  of  analysis  was  again  used  and  the 
results  are  tabulated  1n  Table  9.   The  results  show  that  the 
land  served  by  two  interchanges  had  a  lower  land  value  In- 
crease than  the  average  Increase  for  the  study  area.   It  may 
be  expected  that  the  Increased  accessibility  of  this  land 
(two  interchanges)  would  Increase  the  land  value,  but  1f  1t 
has,  the  effect  is  overshadowed  by  larger  increases  resulting 
from  nearness  of  other  acreage  to  the  city.   The  tracts  between 
Interchanges  B  and  C  did  have  a  larger  Increase  than  those 
properties  between  Interchanges  A  and  D.   This  too  1s  probably 
due  to  the  proximity  of  the  city  and  resulting  growth. 


Land  Use 

At  the  time  the  data  were  collected,  there  were  very  few 
changes  in  land  use.   One  bottling  company  had  purchased  the 
land  marked  Parcel  5+6  in  Section  12  of  Figure  4.   This 
property  has  good  accessibility  to  both  Interchanges  B  and  C. 
But  no  plant  has  as  yet  been  built. 
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There  are  only  two  types  of  land  use  changes  that  have 
occurred.   Four  new  service  stations  have  been  built  as  a 
result  of  the  construction  of  these  interchanges.   Two 
service  stations  have  been  built  near  both  Interchanges  B 
and  C.   A  small  subdivision  has  also  been  built  about  one- 
half  mile  south  of  Interchange  B. 

There  have  been  several  large  parcels  of  land  bought  by 
either  banks  or  individuals  probably  on  speculation  for 
future  development.   Little  development,  however,  has  as  yet 
occurred  and  probably  will  not  for  several  years  due  to 
expected  growth  in  this  area.   Figure  6  shows  that  most  of 
the  growth  of  Indianapolis  1s  to  the  north.   The  projected 
growth  pattern  for  this  study  area  as  shown  1n  Figure  6, 
from  the  Metropolitan  Planning  Authority,  indicates  that  a 
large  number  of  land  use  changes  may  not  occur  for  several 
more  years  . 


SUMMARY  OF  RESULTS 


A  summary  of  the  major  results  of  this  study  1s  as 
fol lows : 

1.  The  analysis  of  land  value  changes  shows  that  an 
impact  of  this  major  facility  interchange  and  Its 
adjacent  interchanges  has  been  an  increase  in 
land  values  with  the  amount  of  Increase  decreasing 
with  distance  from  an  interchange.   The  interchanges 
closest  to  the  city  center  had  the  largest  in- 
creases in  land  value. 

2.  One  interchange  which  did  not  have  complete  access 
and  egress  facilities  appeared  to  have  lesser  land 
value  increases  than  it  would  have  had  if  it  had  been 
a  complete  interchange. 

3.  Land  parcels  of  less  than  five  acres  averaged  higher 
land  value  Increases  per  acre  than  larger  parcels 
but  also  had  much  qreater  variance  of  land  value 
change. 
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KEY 
Area  -  1985 

Area  -  1964 


FIGURE  6  -  URBAN  GROWTH  PATTERNS 


26 


There  was  no  apparent  extra  Increase  in  land  value 
for  those  parcels  which  had  good  access  to  two 
interchanges . 

Because  the  major  growth  of  Indianapolis  has  not 
as  yet  reached  the  study  area,  there  has  been  y/ery 
little  actual  land  use  change  in  the  interchange 
area.   It  is  apparent,  however,  that  speculation 
of  such  development  in  the  future  has  resulted  1n 
land  sales  within  the  area  and  1n  increases  in  land 
value. 
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o> 
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rH 
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• 

vO 

LO 

j 
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15715.29 

o 
o 

• 
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o 

vO 

rH 
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to 
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• 

LO 
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7142.86 

Sale 
Price 

o 
o 

o 
o 
o 

CM 

O 

o 

o 
o 
o 

rH 

O 
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i 

PQ 

o 
o 
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CM 

1 
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B  -  3600 
C  -  5600 

B  -  3600 
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B  -  3600 
C  -  5600 
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C  -  5600 
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C  -  5600 

Acreage 
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to 

LO 
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LO 
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LO 
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vO 
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en 
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CASE  STUDY  1 


Location 


The  subject  property  1s  located  on  Lafayette  Road  north- 
west of  Indianapolis,  Indiana.   It  1s  located  1200  feet 
south  of  the  Interchange  with  Interstate  65  (see  attached 
1 1 1 ustratl on  ) . 

"Before"  Data 

The  property  was  being  used  as  a  residence.   The  improve- 
ment was  located  on  a  1.10  acre  lot.   The  assessed  values  of 
the  property  were  $3,570  for  the  land  and  $8,670  for  the 
improvement. 


"After"  Data 

In  1964,  the  property  and  improvements  were  purchased 
by  an  oil  company.   The  sale  price  was  $47,500.   Because  of 
the  proximity  of  this  property  to  the  interchange,  the  oil 
company  was  willing  to  pay  this  high  price.   With  the  con- 
struction of  a  service  station,  the  company  felt  that  a 
profit  could  be  made  due  to  its  ideal  location. 

Assuming  that  $8,670  of  the  selling  price  was  for  the 
improvement,  which  would  be  torn  down,  the  value  of  this  land 
would  be  $38,830  or  $35,300  per  acre.   This  is  an  increase  in 
land  value  of  $32,054.55  per  acre.   This  type  of  increase 
did  not  happen  often  in  this  study  area. 


50 


LOCATION  OF  CASE  STUDY  1  PROPERTY 


51 


CASE  STUDY  2 


Locatl on 

The  subject  property  1s  located  on  Lafayette  Road  north 
west  of  Indianapolis,  Indiana.   It  1s  located  just  north  of 
the  Interchange  of  Interstate  65  and  Interstate  465  (see 
attachment) . 

"Before"  Data 

The  property  was  being  used  as  a  residence  before  the 
construction  of  the  Interstates.   The  improvement  was  located 
on  a  .74  acre  lot.   The  assessed  values  of  the  property  were 
$2,070  for  the  land  and  $6,750  for  the  improvement. 


"After"  Data 

In  1963  the  property  was  sold  for  $7,000.   This  value 
is  less  than  the  assessed  value  due  to  the  Interstate  being 
built  across  the  street  from  the  home.   The  Interstate  has 
had  a  nuisance  effect  on  the  property. 

By  the  method  of  analysis  used,  the  sale  price  of  the 
improvement  was  still  $6,750.  This  means  that  the  land  is 
now  worth  only  $250.  This  amounts  to  a  loss  in  land  value 
of  $1820  or  $2,459.46  per  acre. 
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case:  study  3 


Location 


The  subject  property  1s  located  on  71st  Street  north- 
west of  Indianapolis,  Indiana.   The  property  is  adjacent  to 
two  sides  of  the  Interchange  of  Interstate  465  and  71st 
Street  (see  attachment). 

"Before"  Data 


The  property  was  being  used  as  a  farm  for  income.   The 
two  parcels  made  up  120.0  acres.   The  assessed  values  of 
the  property  were  $43,740  for  the  land  and  $13,650  for  the 
improvements. 


"After"  Data 

In  1966  one  of  the  major  banks  of  Indianapolis  bought 
the  property  for  $209,900.   At  the  time  of  the  sale,  Inter- 
state 465  was  just  being  built  and  was  not  completed  for 
almost  two  more  years. 

Parcel  5  had  been  recently  rezoned  to  CI  or  Office 
District.   The  northern  part  of  Parcel  4  had  also  been  re- 
zoned  to  C6  or  Thoroughfare  Service  District.   The  rest  of 
Parcel  4  was  zoned  for  dwelling  units. 

It  1s  obvious  from  the  purchaser  of  the  land,  the  high 
price  of  the  land,  and  the  zoning  of  the  land  that  this  was 
a  speculative  purchase.   This  is  substantiated  by  the  fact 
that  no  construction  had  been  started  within  five  years  of 
the  sale.   This  bank  had  also  purchased  several  other  large 
parcels  of  land  near  this  interchange. 

Assuming  that  $13,650  of  the  sale  price  was  for  the 
improvements,  there  was  an  increase  in  land  value  of  $152,510 
or  $1  ,270.92  per  acre. 
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